
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: RH

	Application No: 
	3/2010/0554

	Development Proposed:
	Proposed first floor extension over existing kitchen with new utility extension at 89 Regent Street, Waddington.

	CONSULTATIONS: Parish/Town Council

	No observations received.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Conservation Officer (RVBC) – Verbally confirmed an objection to the application due to the impact of the proposal upon the character and appearance of the property and Waddington Conservation Area.

	CONSULTATIONS: Additional Representations

	One letter has been received from a neighbouring resident who raised concerns regarding the first set of plans:

· The proposals for the roof mean that it would actually be built on the top of my roof and over the roof light at the top of my stairs

	RELEVANT POLICIES:

	Planning (Listed Buildings & Conservation Areas) Act 1990

Policy G1 - Development Control

Policy ENV1 – Area of Outstanding Natural Beauty

Policy ENV16 – Development Within Conservation Areas

PPS5 – Planning for the Historic Environment

	POLICY REASONS FOR REFUSAL:

	G1 and ENV16 – Detrimental visual impact upon the character of the property and appearance of Waddington Conservation Area.

	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	The application relates to a mid-terraced property on Regent Street within the main settlement of Waddington.

Permission is sought for an extension above the existing single storey rear extension with an additional single storey lean-to extension to the western side elevation of this extension. The first set of plans submitted have been amended twice to address concerns raised by a neighbouring resident with regards to the development encroaching onto their roof and effecting the availability of light to a velux rooflight.

The plans which form the basis of this report detail an extension above the existing single storey extension measuring approx. 3.8m x 3.8m with an overall height from ground floor level of approx. 4.8 metres with a hipped roof, the western roofslope of which will run through to the proposed single storey in-fill extension between the existing rear extension and the extension to adjacent property The Old Meeting House measuring approx. 3.6m x 1.5m. A piked dormer is to be incorporated into the first floor extension measuring approx. 1.3 metres in height, 0.8 metres in width and projecting approx. 0.8 metres from the proposed roofslope.

I consider that any impact of the proposal upon neighbouring residential amenity will be minimal as the extension will not contribute to any significant loss of light to adjacent properties and there are no properties to the rear. Therefore the main consideration in the determination of this application is the impact of the proposal upon the character and appearance of the property and the subsequent impact upon the wider Conservation Area.

Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 imposes the general duty on LPAs for ‘special attention to be paid……..to the desirability of preserving or enhancing the character or appearance of a conservation area’.

The Waddington Conservation Area Appraisal (Conservation Studio, 2006) identifies ‘the continuing loss of original architectural details and use of inappropriate modern materials or details’ as a threat to the Conservation Area.

The proposed extension would be viewed from the public footpath that runs through the field opposite Carter Fold Farm. From this viewpoint it is clear that apart from the protrusion of a small piked dormer on adjacent property The Old Meeting House, the roofslope of this row of properties has remained unaltered and consider that this linearity and prominence of the rooflsope as the main feature contributes to the character of the Conservation Area and should be retained.

It is considered that the design of the extension, in particular the imbalance of the roofslope and the insertion of a piked dormer does not reflect the style of this traditional property. The ridge height of the extension will protrude above the eaves and as such it will be viewed as an obvious intrusion into the existing main roofslope and as a result will wholly detract from the character of the property.

Part HE7.5 of PPS5 ‘Planning and the Historic Environment’ states that ‘local planning authorities should take into account the desirability of new development making a positive contribution to the character and local distinctiveness of the historic environment. The consideration of design should include scale, height, massing, alignment, materials and use’.
It is considered by virtue of the size and design of the extension that the proposal will not make a positive contribution to the historic environment and will be viewed from the public footpath as a wholly inappropriate addition, which does not reflect the character of the building to the detriment of Waddington Conservation Area.

I therefore recommend that planning permission be refused for the above reasons.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 24/05/2010 & 27/08/2010


TELEPHONE CLLRS:  NO


DATE:














